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HAB History HAB History 

• EDC recommended creating HAB 2004
• HAB appointed by BOS June 2005
• $1 Million Trust Fund established 
• Members represent broad spectrum of 

stakeholders and housing professionals
• 4 are experts from outside of Loudoun



HAB MembersHAB Members
• Jeff Scouten, Chair
• Steve Wilson, Vice Chair
• John Stevens, Policy Committee Chair
• Al Smuzynski, Trust Fund Committee Chair
• Tamar Datan, Education & Workforce Chair & EDC Rep
• Michelle Krocker, Housing Expert
• Dave Summers, IDA Rep
• Michael Capretti, ADUAB Rep
• Steve Snow, BOS Rep
• Kim Hart, At Large
• Steve Luteran, Non-profit Rep
• Jim Anders, At Large

Sarah Coyle-Etro, Housing Policy Manager, DFS



ChronologyChronology
• Expanded to 12 members
• Adopted Mission Statement 
• Formed 3 Committees 
• Completed AECOM Consult study of               

workforce housing supply & demand
• Met with Planning Commission, BOS HSC, 

School Board, Washington Area Housing 
Partnership & others



Mission Statement

The Housing Advisory Board makes 
policy and program recommendations 
to the Board of Supervisors on the 
unmet housing needs of people who 
live and work in Loudoun County.



AECOM Study HighlightsAECOM Study Highlights
• Workers in 9 of 14 industry categories have net in-commuting

• At least 38,000 workers in these industries in-commute to Loudoun for work

• In order to be comparable to the commuting patterns of 31 peer counties, 
Loudoun needed another 14,600+ housing units affordable to these workers in 
2005

• The four industries where the need is greatest (and the 2005 estimated annual 
income for these workers):

– Construction $45,084 
– Transportation & Warehousing $37,232 
– Local Government $41,132 
– Retail Trade $26,780 

• Combined, these industries represent 44% of Loudoun's current workforce

• By the year 2030, the minimum number of additional workforce housing units 
needed for employees in these industries is estimated to be nearly 30,000







HAB CommitteesHAB Committees
1.  Policy Committee

• Policy recommendations
• Articulation of unmet housing needs

2.  Housing Trust Fund Committee
• Revenue streams for Trust Fund
• Programs for 0 – 70% AMI

3.  Education & Workforce Committee
• Information & outreach
• Programs for 70% AMI+



Policy CommitteePolicy Committee

• Draft Post-Study Policy Conclusions
• Harmonize Housing Policies
• Respond to current Comprehensive Plan 

Amendment (CPAM)



Priorities and PrinciplesPriorities and Principles

• Residents and workers should be served by a 
range of housing opportunities

• Housing diversity is important to the health of the 
community

• The market cannot meet all areas of need 
• Programs are required to address the needs of 

residents and workers priced out of the market 



Continuum of NeedContinuum of Need

• Unmet needs occur at all levels
• Labels (Special Needs, Affordable, 

Workforce) are not helpful
• Different program approaches are required 

at different levels
• Focus should be on unmet needs at or 

below 100% of Washington AMI



Continuum of NeedContinuum of Need

0-30% Requires public subsidies0%
30%

100%
70%

>100%

30-70% Combination of public 
financial support and regulation

70-100% Loans, non-cash supply 
incentives

100% + Market Addresses Need



ResourcesResources

• Public support must include a dedicated, stable 
funding source (Housing Trust Fund)

• Ordinance Revisions
• Support for Design Innovations
• ADU Program
• Public/Private Partnerships
• Independent Public and Private Programs



Status and Next StepsStatus and Next Steps

• Seeking input from EDC & others
• Recommending policy changes in October  

to guide the County into the future
• Changes based on data from study



Trust Fund CommitteeTrust Fund Committee

EXAMPLE OF $5 MILLION HOUSING TRUST FUND

• Affordable Rental Housing   $ 2,500,000
• Rent Subsidy Fund           $ 1,000,000
• Accessibility Grants     $    100,000
• Home Improvement Loans    $    550,000
• Closing Costs for First Time Buyers  $    250,000
• Community Infrastructure Grants   $    400,000
• Administration of programs               $    200,000

• Total Program  $ 5,000,000



Affordable Rental HousingAffordable Rental Housing

• $2.5 million of revenue per year would amortize 
$18.4 million in County issued General 
Obligation Bonds over 10 years at 6% interest.

• Proceeds used for “soft” loans to developers of 
affordable rental housing. 

• For example:
$40,000 per unit supports 460 affordable rental units
Repayable with interest replenishes the Trust Fund 
Without soft loans, the apartments are not financially 
feasible. 



Rent Subsidy FundRent Subsidy Fund

• Federal rent subsidies are being cut back.  
Families wait years on the Section 8 waiting list 
to receive a rental voucher.

• With high Loudoun County apartment values, 
“soft” loans will achieve affordability at 60% AMI. 
A rent subsidy can increase affordability for a 
family earning 50% AMI. 

• A $1 million Rent Subsidy Fund would provide 
333 families with a $250 per month rental 
subsidy.



Accessibility GrantsAccessibility Grants

• $100,000 would provide $5,000 grants 
to 20  low-income households for 
modest improvements to their home, 
such as grab bars, wheelchair ramps, 
etc.  

• Improvements allow mobility impaired 
persons to remain in their homes



Home Improvement LoansHome Improvement Loans

• Banks originate, fund, and administer loans for repairs, 
weatherization, energy efficiency, or accessibility 
improvements 

• The fund subsidizes interest rates of the borrowers 
• The fund establishes a loan loss reserve to use for any 

losses incurred
• For example, Subsidizing an 8% loan to 2% reduces the 

principal and interest payments on a $50,000 loan from 
$607 per month to $460 per month. 



Other Potential UsesOther Potential Uses

Closing Cost Assistance 
• Closing costs to help purchase a home.  
• Targeted workers could include public 

employees or other “hard to hire” workers due to 
high housing costs.  

Community Infrastructure Grants 
• Used for urgent community needs, including lack 

of sanitation and safety needs.



Education & Workforce CommitteeEducation & Workforce Committee

1. Develop recommendations for workforce 
housing in 70% - 100% AMI range

2. Mobilize business and community support 
to create workforce housing programs

3. Support education and outreach 



2005 Employment in Loudoun County2005 Employment in Loudoun County
By Percent of Workforce By Percent of Workforce 

100.00%119,737TOTAL

$1,1070.08%91Utilities

$5530.33%393Agricultural, Forestry, Fishing

$5870.73%876Government - State

$1,1582.61%3,127Wholesale Trade

$1,4233.12%3,730Government - Federal

$1,0313.28%3,927Finance, Insurance, Real Estate

$1,0654.10%4,914Manufacturing

$2,0338.31%9,946Information

$71610.13%12,129Transportation & Warehousing

$79110.39%12,439Government - Local

$86711.44%13,700Construction

$51511.63%13,923Retail Trade

$91033.86%40,542Services

Average 
weekly wage

Percent 
of workforce# of jobsIndustry

Source:  2005 Annual Growth SummaryTop 4 in-commuters  -- 44% of workforce



2005 Employment in Loudoun County 2005 Employment in Loudoun County 
by Income Levelby Income Level

$26,780

$28,756

$30,524

$37,232

$41,132

$45,084

$47,320

$53,612

$55,380

$57,564

$60,216

$73,996

$105,716

Estimated average 
annual income

100.00%119,737

11.63%13,923Retail Trade

0.33%393Agricultural, Forestry, Fishing

0.73%876Government - State

10.13%12,129Transportation & Warehousing

10.39%12,439Government - Local

11.44%13,700Construction

33.86%40,542Services

3.28%3,927Finance, Insurance, Real Estate

4.10%4,914Manufacturing

0.08%91Utilities

2.61%3,127Wholesale Trade

3.12%3,730Government - Federal

8.31%9,946Information

% of workforce# of jobsIndustry

Top 4 in-commuters  -- 44% of workforce AMI for Individuals = $62,510



At least 38,000 At least 38,000 
InIn--commuting Workerscommuting Workers



Review of PrivateReview of Private DeveloperDeveloper ProposalsProposals

NA15 years with similar program set up as ADU 
program

How long will the 
WFH  be 
maintained

NAWith the home, similar to ADU program  with 
non-profit oversight

Exploring both 
possibilities

N/AImplementation of 
WFH benefit 

NAProposed 75% of Market Rate Homes
(25% discount in land price & smaller sized 
homes); to be determined when constructed

Not Yet DeterminedNot Yet DeterminedPrice Distribution

NANot Yet determinedN/AWFH by # of 
bedrooms

NA634 SFD
635 SFA
635 MF

N/AWFH by Unit Type

6.25% MF
12.5% SFA,SFD
(with optional density bonus)

6.25%6.25%9%% of ADUs to 
Total # of Homes

@3400 (3.7%)952@113 (consistent with 
Zoning Ordinance)

550Total # of ADUs

NA1904Not Yet DeterminedN/ATotal # of WFH 
homes

Proposed CPAM Definition:
Non-subsidized housing (sale or rental) for 
those people whose income is 70 – 120 
percent of the median household income for 
the area.  Such housing should require no 
more than 30 percent of household income.

Families earning 70% to 125% of the Wash 
Area Median Income

Households earning 
between 70%  to 120% 
of the Area Median 
Income

Exploring constructing most 
affordable product line 
possible in some areas of 
Brambleton

Work Force 
Housing 
Definition

48,844 (53.8%) SFD
24,412 (26.9%) SFA
17,448 (19.2%) MF

4,189 (27.5%) SFD
4,108 (27%) SFA
6,928 (45.5%) MF
(some 2 over 2) 

Courtyard homes
Townhouses
Condos
Apartments

Distribution by 
Unit Type

90,70415,2251,8006,240Total # of homes

Loudoun
County - current

Greenvest
Proposal

Buchanan
Proposal

Brambleton
Proposal



Potential Programs and IncentivesPotential Programs and Incentives
for 70% AMI +for 70% AMI +

• Transfer of Development Rights
• Density Bonuses 
• Expedited Application Review
• Reductions or waiver of permit, 

infrastructure fees or capital facilities 
contributions

• Tax Abatement
• Zoning Modifications



Education and OutreachEducation and Outreach







EWF Committee Next StepsEWF Committee Next Steps

• “Where Do Loudoun Jobs Sleep?” Video 
• R & D for incentives and programs 
• HAB “Road Show”
• Information Forum for Employers
• Community Viz


